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PLANNING AND ZONING COMMISSION 
STAFF REPORT 
 
November 6, 2014 
 
 

Rezoning case no. RZ13-28: Sam Trinh 
 
 
CASE DESCRIPTION:   a request to change the zoning classification from Industrial District (I) 

to Commercial District (C-3) 
 
LOCATION: 6.13 acres of land located at the north corner of State Highway 21 East 

and Marino Road 
 
LEGAL DESCRIPTION:  Lots 8R and 9R in the Charles (Cal) Marino Land Partition 
 
EXISTING LAND USE:  vacant land, former auto salvage yard  
 
APPLICANT(S):  Sam Trinh 
 
STAFF CONTACT: Randy Haynes, Senior Planner 
 
SUMMARY RECOMMENDATION: Staff recommends approving the proposed rezoning, as 

requested. 
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AERIAL PHOTOGRAPH – 2013: 
 

 
 

BACKGROUND: 
 
The applicant is requesting to change the zoning classification from the current Industrial District (I) 
designation to Commercial District (C-3) on these 6.13 acres of land located at the north corner of East 
State Highway 21 East and Marino Road. Existing area land uses consist of Mack Bolt & Supply and the 
Flying W Bar and Grill to the southwest. Coulter Airfield lies about a quarter mile northeast of the subject 
property. Overall, development along State Highway 21 is fairly sparse and mix of service businesses and 
land uses of a rural nature.  
 
The SH-21 corridor was annexed into Bryan in 1999 in order to exert land use control and establish 
development standards over that gateway. In 2004, the subject property was changed from Agricultural - 
Open District (A-O) to Industrial District (I) to accommodate the operation of an industrial use. Failure of 
that developer to provide adequate water volume and pressure for fire protection led to the property 
becoming vacant after several years. In the area of the subject property, the Wickson Creek Special Utility 
District has the exclusive right to serve water utility customers. Wickson’s existing area infrastructure is 
inadequate to provide the amount of water required. As part of this development process the applicant, 
Mr. Sam Trinh, has agreed to extend an adequate waterline approximately one half mile and dedicate it to 
Wickson Creek Special Utility District. 
 
The Industrial zoning district classification is intended primarily for the conduct of manufacturing, 
assembling and fabrication, and for warehousing, wholesaling and service operations.   
 
The Commercial zoning district classification is intended predominantly for heavy retail and commercial 
uses of a service nature which typically have operating characteristics or traffic service requirements 
generally compatible with typical retail or shopping, but generally not with residential environments. 
Operating characteristics which may be typical of uses permitted in the Commercial District include 
service oriented, may sell used goods, require warehouse storage and delivery areas, and have a greater 
service radius than retail stores.  
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RELATION TO BRYAN’S COMPREHENSIVE PLAN: 
 
The City of Bryan adopted a new Comprehensive Plan in January 2007. The plan includes policy 
recommendations related to the various physical development aspects of the community. The 
Comprehensive Plan states that it is a goal of the City to achieve a balance of land uses within the City by 
achieving a sustainable mix of land use types in suitable locations, densities and patterns.  
 

5.0 Land use 
 
5.6 Goals, Objectives and Action Statements 
 
The following goals, objectives and action statements were developed to address land use 
concerns facing Bryan in the next twenty years.  
 

GOAL #2:  Facilitate orderly, efficient and attractive development, redevelopment 
and infill. 
 
Objective A:  Provide for an efficient development process. 
 
Action Statement 1:  Reevaluate the current zoning code to identify inconsistencies 
and impediments to development. 

 
7.0  Community Appearance 
 
The physical form and organization of a city visually represents the heritage and identity 
of a city’s inhabitants.  Effective development practices and regulations help create 
unique places and attractive neighborhoods that evoke civic pride.  Although most of the 
properties in Bryan are privately owned, the public experiences the spaces and corridors 
between these properties as they commute or travel through town.  A fundamental 
premise of urban design is that there is a mutual relationship between quality of life and a 
city’s built environment.  Urban form and community appearance influence social and 
economic opportunity and contribute heavily to civic identity. 
 
7.1 Conditions and Trends 
 
During the public meetings and focus groups the citizens clearly stated their desire to 
reinforce Bryan’s small town atmosphere and friendly character.   
 
An additional public emphasis was the importance of improving major corridors, 
gateways, historic resources and neighborhoods. A common concern brought up during 
focus group discussions and public meetings is the need to improve Bryan’s appearance 
and public image.  The comments consistently centered on improvements to the City’s 
entrances and major corridors.  
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ANALYSIS: 
 
In making its recommendation regarding a proposed zoning change, the Planning and Zoning 
Commission shall consider the following factors: 
 
1. Whether the uses permitted by the proposed change will be appropriate in the immediate area 

concerned and their relationship to general area and the City as a whole.  
 
Staff believes that the uses permitted in C-3 are appropriate at this particular location. The C-3 
zoning classification is intended to provide opportunities for development of heavy retail and 
commercial uses that are not generally associated with residential environments. The character 
of commercial development allowed in C-3 Districts is purposefully intended to be of relatively 
high intensity with retail activity, in comparison with the permitted manufacturing and 
fabrication operation type activities allowed in Industrial zoning (I). 
 
In this particular case, C-3 zoning on the subject property will be consistent with land use 
recommendations of Bryan’s Comprehensive Plan which suggests that commercial uses are 
appropriate at locations that are located at or near major intersections and along major 
corridors.  The proposed zoning change will be a compatible zoning district to surrounding 
land uses, which are currently zoned C-3 and have existing commercial businesses.   

 
2. Whether the proposed change is in accord with any existing or proposed plans for providing public 

schools, streets, water supply, sanitary sewers, and other utilities to the area and shall note the 
findings. 

 
Wickson’s existing area infrastructure is inadequate to provide the amount of water required to 
the subject property. As part of this development process, the applicant has agreed to extend an 
adequate waterline approximately one-half mile and dedicate it to Wickson Creek Special 
Utility District. A municipal capital improvement p roject that will provide sanitary sewer in the 
area is in the planning stages.  
 
The subject property is located directly adjacent to East State Highway 21, a roadway capable 
of carrying very large amounts of traffic. The nearest major intersection, North Earl Rudder 
Freeway and East State Highway 21, lies 1.5 miles to the southwest.  

 
3. The amount of vacant land currently classified for similar development in the vicinity and elsewhere 

in the City, and any special circumstances which may make a substantial part of such vacant land 
unavailable for development. 

 
Staff believes that this zone change request, if approved, will not make land classified for 
similar development in the vicinity and elsewhere in the City unavailable for development. 
 

4. The recent rate at which land is being developed in the same zoning classification as the request, 
particularly in the vicinity of the proposed change. 

 
Staff contends that commercial development is occurring at a slow pace in this vicinity and 
moderately elsewhere in the City. 

 
5. How other areas designated for similar development will be, or are unlikely to be affected if the 

proposed amendment is approved, and whether such designation for other areas should be modified 
also. 
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Other areas of Bryan zoned for commercial development will be unaffected by the proposed 
amendment. 
 

6. Any other factors affecting health, safety, morals, or general welfare. 
 
Staff is unable to identify factors otherwise unmitigated by required development standards 
that might affect health, safety, morals, or general welfare if this rezoning were approved. 
 

 
RECOMMENDATION: 

 
Based on all these considerations, staff recommends approving the requested zone change, finding that 
the proposed C-3 zoning on the subject property would be consistent with the land use recommendations 
of the Bryan Comprehensive Plan.  
 


